CITY OF NEWPORT BEACH

COMMUNITY DEVELOPMENT DEPARTMENT

BUILDING DIVISION
100 Civic Center Drive | P.O. Box 1768 | Newport Beach, CA 92658-8915
www.newportbeachca.gov | (949) 644-3200

RESIDENTIAL
PLAN REVIEW COMMENTS

Project Description: New 2,197 SF two story house with 449 SF attached garage, 359 SF third floor
open to sky deck with 582 SF covered decks on both 2" & 3" floors.

Project Address: 308 Grand Canal Plan Check No.: 1490-2014
Permit App. Date:  June 26, 2014 Plan Check. Expires: 1/23/2014
Use: SFR Occupancy: R3/U Const. Type: V -B SPR
No. Stories: Three Permit Valuation:  $425,000 Adjusted Valuation:
Architect/Engineer: Christian Light / Qiang Xiao Phone: (949) 851-8345
(714) 662-0510
Applicant/Contact: Nolan Mead Phone: (949) 851-8345
Plan Check Engineer: Ali Naji Phone: (949) 644-3292

Engineer email:

X X 2/20/ 2015 X 6/2/2015
1% Review:  8/21/2014 2" Review: 3" Review:  (Arch&Grad
Reck only)
Italic comments

The project plans were reviewed for compliance with the following codes and standards:
2013 CRC; 2013 CBC; 2013 CPC; 2013 CEC; 2013 CMC; 2008 Building Energy Efficiency Standards
(BEES); 2013 California Green Building Standards Code (CG); & Chapter 15 of the Newport Beach
Municipal Code (NBMC).

The code section references are from the 2013 CRC, unless otherwise stated.

e TO EXPEDITE PROJECT APPROVAL: Please provide a comment response sheet, indicating how
and where each comment was resolved on the plans.

o Resubmit all previously reviewed plans, updated plans and supporting documents with each subsequent
review.

e AFTER 2™ PLAN REVIEW: Please call the plan check engineer listed above to schedule a plan review
appointment, to expedite project approval.

e For clarification of any plan review comment, please call the plan check engineer listed above.

e Plan review status is available online at www.newportbeachca.gov. Project status is also available
using the interactive voice response system at 949-644-3255, or by speaking with a permit technician at
949-644-3288 during business hours.

Ali Naji, P.E.

anaji@newportbeachca.gov

100 Civic Center Drive 1/10 06/05/15
Newport Beach, CA 92658

T: 949.644.3292 F: 949.723.3534


http://www.newportbeachca.gov/
http://www.newportbeachca.gov/

GENERAL

1.

Obtain plan review approval from the following:

a. Building Division
b. Planning Division
C. Public Works Department

Resolve pending grading comments listed on the attached comment sheet.

H2"PCheck: Comments till not resolved.

=»3"PCheck: Comment still not resolved.

A

, ; - y-Hine. Revise to identify existing and
proposed walls and gates. Clarify if existing walls are just masonry fences or retaining walls.

issuance. Please note that Proposed finish elevation of the new house is higher that removed house which would
result in walls that retains higher level of finished side yard. Revise accordingly.

=»3"PCheck: Comment still not resolved.

=P2"PCheck: Correction still not resolved.

=»3"PCheck: Revise to dimension the encroachment on cross sections. Encroachment shall comply with section
3202.3.2 of CBC 2013.

»2"PCheck: Comment still not resolved. Response “See structural details” wasn’t sufficient. There weren’t any
details referenced on framing plans. Revise accordingly.

»3"°Check: Revise the title sheet to show that “Spa and anchorage details shall be deferred submittal”.

10. Many architectural and structural details are either missing, miss referenced or incorrect. See red marked
plans and revise accordingly. Revise to include and reference complete set of construction details.
=»2"°Check: Comments till not resolved. See red marks on the set. Please let me know if you have any questions or
if any comment is unclear, would appreciate your help to resolve pending comments in order to expedite permit
issuance.
=»3"°Check: Resolve pending red marks on plans.
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11.

12.

13.

Structural plans as submitted are incomplete and missing essential information required to do a complete
plan review. Engineer of record is required to complete the design and details prior to returning back for a
recheck. More comment may follow once a complete set is submitted.

H2"°Check: Comment still not resolved.
=»3"PCheck: Comment still not resolved.

Final drawings which will be approved for permit issuance, shall be signed by the respective design
professional (electronic signature is acceptable).

2"°Check: Comment will be signed off when all of the other comments are resolved.
»3"PCheck: Comment still not resolved.

HFX plans and calculations shall be stamped and signed by the house design engineer in addition to HFX engineer
of record.

In order to expedite permit issuance, recheck will be done in person. Please call me to setup a recheck
appointment.

MEANS OF EGRESS

b. Shall have a minimum tread depth of 6 inches at any point within the clear width of the stair.
»2"PCheck: Comment still not resolved.

=»3"°Check: Comment still not resolved. Stairs as shown do not comply with section R311.7.5.2.1 of
CRC 2013. Revise accordingly.

18. Handrails shall satisfy the following:
b. Handrail height shall be 34 to 38 inches above the nosing of treads. R311.7.7.1.
C. Handrail with circular cross-sections shall have a diameter of 1.25 to 2 inches. R311.7.7.3
item 1.
d. Handrails with other than circular cross-sections shall have a perimeter dimension of 4 to
6.25 inches with a maximum cross-section of 2.25 inches. R311.7.7.3 item 1
e. Handrails with a perimeter greater than 6.25 inches shall comply with R311.7.7.3 item 2.
f. Handrail shall be continuous without interruption by newel post or other obstruction, except
at the landing, volute, or turnout on lowest tread. R311.7.7.2, exception 1 & 2.
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g. Clear space between handrail and wall shall be 1.5 inches minimum. R311.7.7.2.

=»2"°Check: Comment still not resolved. See above for missing information and provide details accordingly.
Response of “OK” is not sufficient. Please provide detailed response to clarify how compliance is achieved.

=»3"°Check: Revise provided detail to show a maximum cross section of 2.25 as detailed above.

20. Provide a connection detail for each type of the guardrails that are shown on elevations and floor
plans. Guardrail to withstand a 200 Ib force at top of the railing acting in any direction, and min 50 Ib
for intermediate guard components. The loads are not required to be cumulative.

Provide calculations to justify connection detail.

=»2"°Check: Comments still not resolved. Response of “See structural” is not sufficient. Please provide
detailed response to clarify how compliance is achieved.

=»3"PCheck: Comment still not resolved.

CONSTRUCTION

21. Provide stairs construction details. Include as part of structural plans. Provide calculations to justify
framing and connections.

H2N°Check: Comments still not resolved.

=»3"°Check: Revise to add supporting posts as discussed in the meeting.

23. Provide elevator shaft construction details. Provide and reference once-hour fire-resistance rated
wall construction details. Include complete construction description, per listing, on plans.

=»2"°Check: Comments still not resolved. Provide details as requested above.

=»3"PCheck: Comment still not resolved.

24,

ma{eHaJ—R-evse—aeeedeQJ-y Deta|ls to specn‘y thlckness of f|n|shes beyond exterlor face of footmg
Revise foundation and grading plans to show dimensions to footings as marked on plans.

H2NPCheck: Comments still not resolved. See red marks on elevations.

=»3"PCheck: Comment still not resolved.
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26. Roof-notes,—on-sheet-Ad—are-confusing-and-contradict-each-other. Revise to specify type of roofing
material, weight and a current ICC ES report number—Neote-that-class“A"roofing-is-required. Verify

that proposed roofing material is listed for 3:12 roof slope. Revise detail 2/D2 accordingly.

=»2"°Check: Comment still not resolved. See above for complete requirements. Plan notes still generic.

=»3"PCheck: Comment still not resolved. Provide an ICC ES report for the proposed tiles and specify weight
of the tile on the roof plan. Please note that roof tile adhesive report is listed for clay and concrete tiles only.

29. The following construction components/materials are not included in the California Building Code.
Specify the listing/labeling agency and listing number for fire places as shown on both floors and roof
deck. Listing agency to be ANSI accredited for type of listing.

=»2"°Check: Comments still not resolved. Specify type, model and ICC ES report number for each one of the
fire places insulted in each floor. Provide and reference construction details for each floor per listing of the
fire place. More comments may follow.

=»3"PCheck: Comment still not resolved. Revise plans to add first and second floor construction details.
Provide anchorage details with calculations.

VENEER / FIREPLACE

32. Details-5-&-13/D1-indicate-two-different-thickness—and-installation-details. Specify ICC ES report
number for the veneer material. Specify thickness and weight and show support over openings.
R703.7. Revise details accordingly.

=»2"°Check: comment still not resolved. Provide a copy of the ICC ES report for review and comments.

=»3"PCheck: Comment still not resolved. Provide a copy of ICC ES report for review & comments.
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ENERGY EFFICIENCY

-PD2N°Check: Commentwill be signed-off when-all-of the other comments-are-resolved

38. Total condition area, slab on grade and raised floor areas, as entered in energy calculations, don’t
match architectural plans. Revise accordingly.

»2"°Check: Comment still not resolved. Scarned-energy-calculations—as-submitted—are-illegible. No review

is done at this time. Provide same quality as first submittal.
=»3"°Check: Coordination of items listed above is still required. Revise accordingly.

39. West direction fenestration area is not correct as entered in energy calculations. Revise accordingly.
Provide an itemized list of all fenestrations in energy documentation. Identify exterior doors and
windows with method similar to window schedules. Other directions will be verified once returned for
a recheck. More comments may follow.
=»2"°Check: Comment still not resolved. No review is done because scanned calculation sheet is illegible.

=»3"PCheck: Comment still not resolved.

=»2"°Check: Revise symbols legend to include whole building fan as requested above.
=»3"°Check: Comments still not resolved.

47. Parking garage: Building access or storage may be located below the base flood elevation (BFE)
provided the floor elevation is above adjacent grade. Provide two openings, bottom of openings to
be within 1 foot from grade and below the top of concrete curb supporting the sill plate. Provide one
inch square of opening per square foot of floor area. NBMC 15.50.200(d).
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=»2"°Check: Comment still not resolved. Revise architectural plans including elevations to show a minimum
of two openings as discussed above. Revise foundation plan to show locations and dimensions of proposed
openings. Please note that openings may be equipped with screens, louvers, valves or other coverings or
devices; provided that they permit the automatic entry and exit of floodwater.

=»3"PCheck: Comment still not resolved.

48. Where top of garage floor slab is lower than the base flood elevation (BFE), garage walls are to be
supported over concrete curb with top of curb > 9.0 NAVD.

Provide architectural and structural details.
P2N°Check: Comment still not resolved.

=»3"PCheck: Comment still not resolved.

50. All mechanical and electrical equipment, including ducts to be at or above base flood elevation of 9.0
msl. (NAVD 88).

=»2"°Check: Add a note and reference on the garage floor plan.

=»3"°Check: Add requested note above. Provide a cross section through the wine storage area and specify
finish floor elevation. E-mail me the cross section prior to coming in for a recheck, in order to verify
compliance with flood zone requirements.

STRUCTURAL

=»2"°Check: Revise to specify design loads that show 1% Gyp-Crete, 11/8” T&G sheathing and two layers
of Gypsum Board to agree with architectural plans.

Revise lateral forces analysis to use revised design loads. This may affect types of shear walls, holdowns...etc.
Further review may trigger more comments.

53. Revise framing plans to add grid line to facilitate plan check process and expedite permit issuance.

$2"PCheck: Comment still not resolved. Revise roof framing plan to show grid lines similar to floor plans.

55. Number-all-beams-on-framing-plans. Provide calculations for all beams including valley beams. See

red marked plans.

»2"°Check: Revisit all beam calculations to ensure all loads are being transferred properly to the
foundation.

For example FB-3F, uniform loads from adjacent floor and wall framing were not included in the calculations.
Similarly, FAU weight was not included in any of the floor beams calculations.

Calculations for random beams will be reviewed again when plans are returned for a recheck.
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Beam FB-3 is supported by un-numbered beam that is supported by FB-5. Revise calculations for
FB-5 to clarify loadings including reaction from shear wall above.

»2"PCheck: Response is not clear. Comment still not resolved.

62.

Beam FB-9 calculations is not adequate as indicated in the software printout. Justify loads used in
calculations and revise accordingly.

P2"PCheck: Comment still not resolved. Justify loads used as requested above. Provide a detailed lists of
loads used on beam FB-8 & FB-9. Provide two separate set of calculations, without and then with seismic
reactions.

Provide calculations to justify number and size of bolts used to support beam # FB-08 as shown in
detall # 14/SD-5.

H2"PCheck: Comment still not resolved.

70. Back-to-back HFX shear walls are not part of the ICC ES report. Referenced details shall not be used
without complete calculations.

P2"PCheck: Clarify where in calculations, that two anchor bolts uplift forces are used simultaneously, to verify
concrete breakout and concrete side-face blowout are still adequate.

Please note that provided calculation is for HFX installed on a stem wall while plans and details show direct
interior slab condition without a stem wall. Revise accordingly.

71. HFX shear wall height along, red marked, grid line # 3 is taller that the bottom of the beam as shown in
architectural plans. Revisit all HFX shear walls and revise accordingly.

P2"OCheck: Comment still not resolved. Please revisit all hardy frame shear walls and coordinate with
architectural plans. For example garage HFX shear wall along grid line # 5 need t show HFX installed on concrete
curb to agree with architectural plans. Revise accordingly.

72. Revise framing plans to provide and reference HFX drag details. Please note that detail 2/HFX2
referenced on back-to-back shear wall is incorrect. See red marked plans for other missing information.
=»2"°Check: Comment still not resolved. See red marked roof and floor, deck framing plans.
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73. All of the listed discrepancies, under STRUCTURAL above, in addition to many missing roof
construction details make plan review unproductive and incomplete.

Review of completed framing plans and calculations will be done in person with the design engineer.
More comments may result during the meeting that will need to be addressed by the engineer.

»2"PCheck: Note that meeting above is requested to reduce number of resubmittal and expedite permit
issuance. Please plan on attending the recheck meeting. Call ahead of time to schedule recheck appointment.

LATERAL

78. Provide details for transfer of shear wall holdown forces to foundation for shear walls above first
floor.

=»2"°Check: Comment still not resolved. Details are missing from plans. | red marked a couple of typical
locations for reference.

Complete review of item above will be done in person with the engineer of record.

80. Provide grade beam design for continuous footings supporting lateral force resisting elements.
P2"PCheck: Comment still not resolved. Revise calculations per revised dead loads, as discussed in comment
# 52 above.

81. Design structural elements for support of discontinuous lateral force resisting elements using

overstrength Q factor 2.5 in accordance with ASCE 7-10, Section 12.3.3.3. Reactions at ends of
structural elements are required to be transferred to foundation, or until there are no net reactions.
Provide details of all connections.

=»2"°Check: Revisit FB-5, Enercalc indicates “Design N.G.”. Revise calculations accordingly.

82. Provide design/analysis of horizontal diaphragms, chords and chord splices.

a. Provide design of drag/struts and drag/strut connections. Include calculations for required
diaphragm nailing at drag/struts (2 rows diaphragm BN will be required if diaphragms on
each side of drag/strut are loaded to capacity).

b. Identify drag/struts on plans and specify drag/strut nailing.

»2"°Check: Comment still not resolved. Provide drag details as requested above with a detailed response.
FOUNDATION

84. Revise HFX standard plans to identify applicable anchorage requirements. Please use thick font lines to
box out applicable details. Only ICC ES report listed details shall be referenced on plan. Other details
required calculations.

H2N°Check: Comment still not resolved.
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85.

86.

87.

Provide back-to-back HFX anchorage design based on ACI 318-11 Appendix “D”. Calculations to include
all modes of tension and shear failures.

=»2"°Check: Calculations provided is for HFX installed on a stem wall while plans and details show direct interior
slab condition without a stem wall. Depth of grade beam doesn’t meet minimum requirements per Hardy Frame
Standard detail 3C/HFX1. Revise plans and calculations accordingly.

Revise Hardy Frame calculations to for footing with concrete stem wall

Provide calculations for check overturning moment capacity of grade beams. Check for load reversal and
revise reinforcement bars accordingly.

H2N°Check: Comment still not resolved.

Provide calculations for HFX footings to show soil bearing pressure still adequate under moment and
bearing.

H2N°Check: Comment still not resolved.
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